Harbor Centre Master Plan

CITY OF SHEBOYGAN, WISCONSIN

ll.
" -







'Lf%kf'riié#%%i%éésééﬁe:ﬂtf-ﬁ

he uc'-.;ess of H'us pm;cd Mc:ll‘ty’

SHebagan businasses. residants

dnclisfokeholdérs parhc:pared
punizc, meehngs fooys grouUps c:md
sUNveEys which mﬂuenced the ~.f|3|+:m
fﬂil‘ ’rhc= Hc:rbor Cemrc -

ﬁ sp-ﬁcmt rhcmL: rc: !hc.se who
parficipated on the project
Steermg C:ﬁmml’r#m&, mcludmg_.

Betsy Mles s o
Famefd Bu’rfer Channel
Rofald Fﬂe,,n o
Dave Gosg 75
Dave Hﬁﬂ‘h‘lmn'
Don Hadmmiond,
Rob Huyrrig: -
Erik" Jersen:
Marion Kuather”
Farry farhin>
Chad Pelishek:
Dérvid Sdiridarsor:
Lary Schdefer -0 000 L
Pt Sherrhos: C.|siﬂr-:."-" Lo
Eilears Simanz RETR,
Mayar Vaacisisiss nf-

Jane Dovis Wood "

Contents

Executive Jurmmary .
Project History & E‘:-c:ukgrf:und
Farbor Centre Crarview,
Economic & sarket ,ﬂ.ncxlysm

Flowkzor Centre Vision & Master Plan ..

Maps
Mo Q.1 BIG Boundary .,

Moz 3.0 Analysis Area Eﬁc:u.mtwnm
Moo 3.1 Horbar Centre Traffic Counrs

Map 4.0 Farbor Centre Land Uses ..
Moo 410 Improvement fo Loend Vulue

(estinations... .

bAcg 20 {'xlshng :nurfare Pomnq

Ao 32 Bioyele Facilbies . )

b &5 Harbor Cendre MosTﬂr P‘::m Efements

dap 7.0 Arls, Colture cnd Food Distict E.{Pmenrs

Mo 7.1 Conceptual Redevelopment Pian
for former Boston Store site .

MO 20 Housing and Urbr_m Duv&lc:pl‘neni
Flements,,,

Mg 7.3 Ii"n::um,e{)tuc] ?Gdcwalopmerﬂ Plt:-m fc::ur

8th Street Gotaway |,

Mo 74 Conacect cmd Crosq Mﬂrke’r Llﬂmﬂ-rﬂs

Mop B0 Design Standard Districts & Exampla

Tubles & Figures

Fraure 2.0: Planning Frocsss...

Figpure 3.00 Infographic._

Graph 4.0 Employmant bﬁ_.-f Indushy

Cereapaby 4. Emplerymsent by O Dmpﬂny ::I?E‘
Graph 4.2, Downtown Residenlial Unils by Age.e,
Sraph 4.3: Farbaor Cantre Morket Share of Citvan

Figure &.0: Harleor Centre Pricrifies:

aurvay Responses .,

Figyure 3.0 Cm::rdnm’red Mquc*hng ‘Hrﬂ’r-: q*,-’
Table & 1 5 Year Steategic Work Plan,,

Table 8.2: Exampls One Yoor Work F‘Ic:m
Toahle 8.3 Futare BUEY BRevenirss. e e

Figgure 8.4: Benchmarks. ..
Figiura 10.0; Harkor f_.t_.r‘|1r£? ah&ngths &
Waoknassaes Assassment,.,

Ficqure 10.1: Racsans for Visiting Horbor Gentre .:""”:'..':::'._
Figure 10.3: Raasans for NOT Visiting Hoarbor Centre.
Figurer 10.4: Private Funding Saurces, Arts, Culture,

and Coenenunity Desvelonmeant Pro@cts

streetscape & Urbian Design a\ssossmcnr..........,...,,,.....,.....
strategic Recommenddabons Lo
Implementotion PN e e
Atfy Street Desigr Sanodardds. e
B 1= [ L

21

31
4¢
ok
22

14
v 14
Mo 5.0: Distanee between Sarkbor C emre
e 22
ceeee A3
e 25

o8

L)

G
LA

o AD

44

A

.

. Be






n Executive Summary

The Plan

The Harbor Centre Master Plan reprasents the
next stage of Sheboygan's ongoing commitment
to revitalize the downtown and waterfront,
recognizing thal these assets set Sheboygan
apart as a destination. This master planning effort
builds on previous initiatives and projects which
have fransformed partions of the lakeshore and
riverfront, creating haspitality, entertainment
and shopping destinations as well as quality
residential neighbornoods complete with
attractive public open space amenities. This plan
unites and connects these diverse assels, while
also providing strategies for creating additional
activity centers along 8th Street and other key
locations throughout Harbor Centre.

The Master Plan was created using o three phose
appreach:

1. Existing conditions assessment

2. Compelitive Assessment and Strategic
Recommendations
3. Implemeantation Planning

Each phase was combined with significant
public outreach and engagement, including
individual interviews with local stakehaolders,
focus groups. a public open house, and an
onling survey, The three phases provide a

holistic approach to determining Sheboygan's
competitive opportunities within the market while
also assessing the role of the built environment in
supperting market growth.

Land Use, Streefscape and Connections

The Harbor Centre boundary is represented by
ihe Business Improvement District, which includes
all or part of 27 blocks, as shown in Map 0.1 on
page 3. Due foifs large size and diverse history,
the area includes multiple activity nodes and

a wide variety of architectural styles, Some of
these styles are the resull of master planning
activities which established design guidelines

for the Riverfront and South Fier areas, while
development along the 8ih Street area represents
decades of individual development efforts,
Although this varied development pattern has
precluded the City from establishing designated
histaric districts in the corddor, there are numerous
examples of well-praserved histaric structures and

well-deasigned modern structures which create an
appealing aesthetic.

An assessment of visitor counts, circulation
patterns and parking data indicotes several
distinct activity centers in and adjocent to the
BID. These centers, in order of magnitude by visitor
traffic, include:;

. Arts & Culture District Centered at North
8th Street & Niagara Avenue

South Pier District

Riverfront District

Michigan Avenue Entertainment District
Marina & Lakeshore

& & & @

These districts are complemented by a nurmber of
individual destination businesses and attractions,
including Fountain Park, City Hall, the Military
Heritage Museum and numerous popular shops
and restaurants. Most visitors travel between these
areas by car, although bike lanes gre present
downtown,

Each of the major activity centers incorporates
additional streetscape elements as part of the
urban fabric. These elements include street frees
and decorative light poles at regular intervals
along 8th Street, Riverfront and South Pier Drive.
Decorative planters are also present on 8th Street,
clong with decorative pavers along the sidewalk
and curk bump outs along 8th Street, Additional
streetscape enhancaments are provided along
the riverwalk and lakeshore paths, and the John
Michael Kohler Arf Center has installed o number
of murals and pole mounted banners surrounding
its block.

The topography, street grid and presence of the
Sheboygan River create conneclivity challenges
for visitors to the district. These challenges include
both redl and percelved issues, including limited
connections across the River, minimal wayfinding
signage, limited bicycle facilities and the
presence of vacant or under-utilized blocks along
key pedeastrian connections in addition to the
length of the district, which spans more than one
mile along 8th Street.



Maorkef Analysis

Allnough no longear the ovimane commerciol and
retail canter of Sheboygon, Harbor Centre sl
plays a significant role in the City's economy,

The dominant industey cluster s fourism ang
hospitally, with Hadbor Centre hotels acoounting
for 63 percent of Shebkoygon's holal rooms.

On on average weskend in the summer, the
rurnier of hotel guests in downtown ingreases
the downtown population by hall, Bosed on
infarmation from leqding retait and demograghic
peovider ESRIL ane-half of ol oukside reloi
spending in the City of Sheboygon occurs within
the Haroor Canlre: areo.

Harbor Centre also reprasents o year-round
deshincton for the companies, workers and
resicdends who ool downtown home, Thers are
reEarly 5,000 indivicloois who rores] dowmiiown
to waork each day, and 2,700 residents which
generaie evening and weekend activiby
Waorkers include g diverse array of reftail, service,
professional and lechnical emoloyment in

bt e public and privata sectars, Horboar
Centra orovides professionat and reddl spooce
opportunities for many of the City's sl
busingsses andt accommodates o diverse mix of
Fesicien il urnity.

Loaking to the future, thera is opoortunity for
mgirkat groweth within the 8i0, There are miore
than 20 acres of undeveloped land, inchading
reunicipally owned parcels in e varaby of

sizes ond locations, Additional under-utilized
parcels reprasent cpportunities for infill and
redeveloprmeant within ihe City’s cora, |

Harbor Centre continues to attract its share of
anticipotad growih within the Cilty, the neudl ten
years could witness the addition of more than
1,300 workers and rearly 400 residential units, with
incrensed consumeaer demand of maore than F1E5
milfen. Many of the fastest groweng retail, businass
and resicdential segments are gssecicted with
COFFNGE dosntown properhy beoes, incloding
profassional space, rastaurants, service businessas,
and apartrments. As Harbor Centre devalopment
gaing momentum, these trends could expond
ctevalopment potentical.

Koy Shrateaies for Hoarbor Centre

Three kay shrilegies were devetoepad for Markbor
Centre based an findings from the marke!
cnciysis, ko use assessmant, and inout from
key stakeholcders ond the pubks, Ihese three
strateqies. outbned below, will crecks a unigque
icentily and focus effarts on inifatives which wal
generate additiond activity and investrnent in
ther clistriczh:

1. Leverage Sheboygon's Arts, Cullure and

Food Heritage. This strafegy capitalizes on an
unparcileled strength of Harbbor Centre, namely,
b preesencea of world class art and cullure
offarings and o wide varsty of distinclive
culinory ophons. Taken togather, these elements
ove already genarating & lorge percentage

of individual frips to the Horbor Centre, When
effechively coordinoted, marksled, and
supported with arts and culture programming,
Harbor Cenlre can expand ifs custfomer oose
while olig increqsing the number and duration of
visits fromy existing morkets.

2. Encourage Market Supported Housing and
Urban Development. In conleast to mony
communities, Sheboygan has a numiber of
undevaloped parcels in and adjocaent to
Harbor Centre which orovides cosh-effeciive
ooportunities far infill development, Additionally,
market grajactions point toward ircreassd
demaond for uses that are well-suited for Harbor
Centre environmeant, such as apartment, smell-
sole professionct an retailt spaces,

3. Enhance Connectiens and Cross-Marketing
within Harber Centre_in order moximize

the Horbar Centre experience for visitars

and levarage the presences of multipls
complementory destinations, Horlzor Centre
nesds 1o imprave connedlions babween
geograshic and Qo fvity cenfars within the distict,
Hy increasing owarenass of complemenicny
activities, and improving the abililty to troveel
throughout the cistrict, customers will ba more
irclimed b spencd more Nime [ond money) in the
chistrict,

successfully implementing these three key
strategies will reguire the participotion and
cooperalicn of o numbear of public and privede
sector portners, By leverceging the strengths andt
rasoyrcas of the Shebaygon community, Horbor
Cantre has the potention to moke greal stridss in
achieving its vision aver the next five vears and
bLeyond.
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aProject History &~ Background

The Harbor Centre Business Improvement
District (BID) was created in 1992, As the role
of downtown Sheboygan has changed within
the region, the BID has grown and evolved.

At present, the BID includes 139 acres and
three distinct districts: 8th Street, Riverfront and
South Pier. Harbor Centre includes a number
of lecally cherished institutions and regional
draws, including the John Michaoel Kohler Art
Museum, Weill Center for the Performing Arts,
Mead Library and Blue Harbor Resort, Newer
additions fo the mix include the Military Heritage
tuseumn, SpacePort and Children's Museum,
Complemented by more than 100 restaurant,
retail, hospitality and service businesses,
Harbor Centre is the central hub of Sheboygan
entertainment and fourism activity,

The City of Sheboygan, Sheboygan Chamber

of Commerce and BID have historically worked
collaboratively on issues affecting Harbor Centre.
The Redevelopment Authority (RDA) has also
been instrumental in initiating redevelopment
and renovation efforts in Harbor Centre. Maost
recently, the South Pier project restored a 42-acre
former Brownfield site to productive use through a
monumental §75 million, 10-vear [and counting)
effort that has included $24 million in public
funding from the EPA, DNRE and City. The Water
Street residential area on the riverfront west of
downtown is also the result of coordinated efforts
that combined $é million in City Tax Increment
Financing (TIF), $2 million in HUD Section 8 and

Section 42 funds, $1 milion in COBG funds, and
$15 million in private sector dollars to create 225
residential units in a formerly industrial area.

Past planning efforts, including the first two
Harbor Centre plans, South Pier development
plan and Riverfront development plan, have
focused on specific geographic areas, specific
projects or specific market elements, but a
comprehensive effort has never been developed
to link existing plans, coordinate efforls and
incorporate organizational and operational
recommendations with design and land use
planning considerctions,

Following a change in leadership and

foiled attempt to disband the organization,

the BID board held a retreat in early 2013 to
begin planning for the future, One of the key
recommendations at this retreat was to develop
a strategic plan for the BID. This document
reflects that objective, providing an overall
vision and series of recommendations for the
Harbor Centre area while also establishing
organizational structure and cperational tools for
BID coordination with strategic partners,

south Pier represents the culmination of the efforts of many groups, including the RDA, BID, Sheboygan

Development Corpoaration, Friends of Sheboygan, City and Chamber of Commerce, to redevelop o former
brownfield site as a destinafion resort, condominium homes, shaps, restaurants, a mini golf course and lokeside
recreational frail. Image credit; Bluehorboresort.com



Owverview of Process and Stakeholder input

This Plan was created through o four-month
process which fook place in the fall of 2013,
The planning process included a variety of
opportunities for public input during each of
four major phases, as illustrated in the graphic
below, The process was designed to provide a
holistic look at Harbor Centre by incorporating
analytical and anecdotal information to fully
assess the district's performance in the market.
Analytical information included o market analysis,
competitive position assessment and physical
streetscape and infrastructure assessment
using primary and secondary data from o
variety of sources. Similarly, input from residents,
businesses, property owners and economic
development and real estate professionals was
used fo evaluate and test findings and identify
percepfions which have influenced business
and market activities. Combined, these inputs
were used to develop a set of recommended
strategies ond action items which will positively
influence the future economic vitality of Harbor
Centre. Below is an overview of the primary
outreach activities which were conducted as
part of the Master Planning process:

taster Planning Steering Committes: A

1 5-member steering committes comprised of
BID board members, representative businesses
from each areq of Harbor Centre and City staff
was responsible for overseeing the process. These
indivicdluals met monthly during the Planning
process, and provided feedbock on each of the
steps in the process. The group also marketed

Figure 2.0: Planning Process
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the plan, engaging various stakeholder groups
and soliciting feedback from individuals and
enfifies within the community to increase public
awareness and support of the Plan,

Large Scale Public Workshop: A public workshop
was held at the John Michael Kohler Art Center
{IMKAC) and attracted nearly 150 parficipants.
The workshop featured a presentation on

global trends impacting downtown Sheboygan,
identified opportunities for Sheboygan to
capitalize on demographic and consurmer
spending opportunities, and gave an opportunity
for participants to provide feedback and ask
guestions at a variety of stations,
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Focus Groups: Individuals representing targeted
audiences and implementation partners were

invited to parficipate in hour-long focus groups
covering the following topics: Retail and Service
Businesses, Arts and Culture, BID Structure and
Services, Property Owners, North 8th Street
Businesses and Chamber Members/Large
Emplovers, Each of these sessions included an
overview of the BID's curent market position
and discussed expectations and epportunities
to engage these diverse but influential groups in
implementing the three key strategies for Harbor
Cenfre,

Stakeholder Interviews: Throughout the process,

stakeheolder inferviews were conducted with
individuals representing crgonizations, businesses,
property owners and potenfial implementation
partniers. Thase interviews were conducted by
members of the consultant team and were
focused on gaining additional insight on actual
or perceived opportunities or constraints facing
Harbor Centre revitalization efforts,

In addition to these specific strategies, a public
survey was conducted, which received more
than 450 responses regarding future ideas and
dlesires for Harbor Centre. Collectively, this input
substantially influenced the vision, strategies, and
recommendations for the Harbor Centre Master
Flan,

y

Mopping and goal setfing exercises encouraged
participants fo think crtically about Harbor Centre's
cument and future rale in the community. The map
abave shows the most popular desfinafions for public
meeting porficiponts.
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Survey respondents identified more than 50 businesses and amenifies as amaong their favarite
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ﬂ Harbor Centre Overview

Location and Confext Map 3.0 Analysis Area Boundaries
The Harbor Centre is located on

the Lake Michigan Waterfront, on

the eastern edge of the City of
sheboygan, Although the Business
Improvement District is the primary
subject of this analysis, several key
destinations with significant economic
impact fo the community are
located just outside its boundaries,

os are several significant residential,
retail and employment nodes. For
these reasons, the market analysis
also included the economic activity
generated by uses within o roughly
2-block radius of fhe BID, hereafter
referred to as Downtown Sheboygan.
This ared includes the emerging
entertainment market on Michigan
Avenue, mullifamily residential
developments along the riverfrant,
major employers such as the County,
and significant local destinations
including the John Michael Kohler Art
Center, Marina, and Yacht Cluk. The
above boundary alse more closely
corresponds to census fract block
groups used to develop residential
market estimates. These individual
boundaries are illustrated on Map 3.0.

Traffic & Circulation

Traffic to Harbor Centre includes
local and regional visitors. The district
is acceassible via regional bicycle
routes, including the Union Pacific
frail. Pedestrian travel from adjacent g (T
neighborhoods, especially to the - = L e,
north and east, is also convenient, - Census Block Groups

e
B BID Bounda

ry
with designoted bike routes on both v <] i
7th and 9th Street. However, the FlatagrCeniie afy Fﬂnge
vast majority of visitors arive by car,
entering Harbor Centre at indiana Kohler Memerial Drive which becomes Erie Avenue. Traific
Avenue, Erie Avenue and Michigan counts are shown on Map 3.1.

Avenue (via North 8th Street). Regional
travelers exit Interstate 43 from the
south at Hwy 28/5 Business Drive which
becomes § 14th Street and intersects
many east-west streets in downtown,
or from the north/west at Hwy 23/

..................................................................................................................................................................



Map 3.1: Harbor Centre Traffic Counts
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The presence of multiple gateways to
downtown, coupled with the use of
7th and 91h Streets as primary travel
and parking corridors, results in limited
through traffic on 8th Street, increasing
the pedestrian friendliness of the street
from Virginia to Erie Avenues. Parallel
or angled parking along both sides

of the street further serves to buffer
pedestrian traffic from car fraffic,

and car traffic is required fo stop at
each intersection, providing plenty

of pedestrian crossing cpporiunities.
Pedestrian amenities are discussed
further in Chapter 5.

FPopulation

Harbor Centfre is home fo 2,498 of the
City's 50,000 residents, with remarkably
low vacancy rates [meaning that

downtown housing is in high demand).

Jobsin a variety of professions,

from Finance and Real Estate 1o
Manufacturing. bring 4,857 workers
to 245 companies in the area each
weekday. The district's cultural and
culinary offerings draw 635,000 visitors
each year, and almost 30% of them
decide to spend the night at one of
the five hotels in the area.

e

Streetscaping, parking, ond storefronts along 8th Streef,

Examples of downtown housing [above] and lodging (below).
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ﬂ Economic ¢ Market Analysis

An understanding of the economic and market
conditions which drive Sheboygan's growth

and development is essential in identifying
caompetitive opportunities for Harbor Centre's
future. Harbor Centre will compete for investment
activity with other commercial destinations within
the City and region. By creating a vision which
embraces demographic, business and economic
factors shaping the region and capitalizing on
unigue market opportunities in Harbor Cenfre,
local initiatives will e more succeassful and

results morg immediate. This chapter provides

an overview of trends and activity in individual
business sectors and identifies a set of market
opportunities for Harbor Centre. The Harbor
Centre econamy is also summarized in the
infographic on the facing page. The area
included in the market analysis primarily focuses
on the BID itself. Employment and business trends
are also explored for the area within two blocks of
the BID boundary (downtown) in order to capture
the significant economic activity which occurs
immediately adjacent to downtown,

Land Use and Property Values

Haroor Centre land uses are shown on Map

4.0, There are a number of mixed-use buildings
downtown with first floor commercial and upper
floor residential or office uses. In addition to its
numerous commercial and hospitality amenities,
Harbor Centre is home ta numerous non-profits
and municipal functions, including the John
Michael Kohler Art Center, Mead Library, Weill
Center for the Performing Arts and City Hall,
among others. The City's parking ufility also owns
1.2 acres of land in 9 individual lots to provide
public parking for downtown businesses. The
combined effect of this clustering of civic uses is iv
a high ratio of non-taxable properties within the &
BID. In total, 30 percent of parcels in the BID have
ne taxable value, and an addifional 3 percent
have improvements on the property. There

is significant potential to introduce additional
toxable development on vacant or under-utilized
properties included within this total. At present,
seventeen acres of vacant land is under City
ownership through the CDA or parking utility. An :
additional 3.5 acres of private undeveloped land A wide variety of archifectural styles and development
is also included within the BID boundaries. tvpes are represented in the Harbor Centre boundaries.




Map 4.0: Harbor Centre Land Uses
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The ratio between improvement vaolues and
land values for properties is shown in Map 4.1

to illustrate the relative utilization of properties
occupied by taxable uses. Animprovement to
land value ratio of 1.0 means that the value of
the improvements is equal to the value of the
underlying land. In healthy economic areas, the
ratio of improvement to land should be at least
2.0, indicating that the value of improvement is
twice the value of the land, Harbor Centre has
a number of highly valued parcsls, including the
US Bank Building, the Grandstay, the Nemschoff
Building and the historic block of 8th Street
between New York and Center Avenues,

Employment and Business Mix

There are o surprisingly large number of
employeeas working downtown at companies
large and small in spite of the few traditional high
rise office buildings. InfolSA recorded 4,857 full
and part time workers at businesses within the BID,
and an addifional 2,051 employees working within
the overall downtown. Although the hospitality
and restaurant industry is heavily represented
within this employment base [18% of all
employees), finonce ond insurance, health care,
transportation and government each employ 10
percent or more of all workers. These downtown
employees work at 243 total employers, with more
than 70 percent of all businesses employing less
than 10 employees. The makeup of companies
by size is very closely corelated to the ratio for
the City as o whole, with the exception of large
companies (100 or more employess) where
downtown presence is limited to Nemschoff,
Community Bank and H5A Bank,

Retaill and Tourism

According o the Wisconsin Department of
Tourism, Sheboygan County ranks 14th in the
State for overall tourism spending, with $191
million in direct spending 2012, This activity is split
between Sheboygan and other notable fourism
destinations such as Kohler, Sheboygan Falls

and Flymauth, The presence of numercus well-
regarded destinations within a relatively small
geographic area provides visitors with mulfiple
attractions and attracts a broader range of
individuals. Hotels within Harbor Centre comprise
63 percent of all hotel rooms within the City, while
ESRI data indicates that 50 percent of all cutsides
dollars to the community are spent in downiown.
Coupled with the presence of noted attractions
and world-class dining, it is likely that virtually all
fravelers to the City visit downtown during their
sty

Graph 4.0 Employment by Industry
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Graph 4.1: Employment by Company Size
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In addition to seasonal visitor activity, Harbor
Centre is a shopping, dining and entertainment
destination for local and regional residents. The
numerous events held in and around downtown
attract a significant number of local and day-tip
visitars, while the City's 50,000 residents and nearly
5,000 downtown employees are also significant
contributors to the retail sales,

Demographics and Housing

Increasing apartment demand is an economic
factor at a national level, An estimated 1.4
million apartment units were reportedly under
construction as of the second quarter of 2013,
according to the National Multi Housing Coundcil.
This wave of apartment development is driven

in part by available financing for this product
type and demand from households with limited
financial means following the recession. It is also
ciiven by low vacancy, diminished product
delivery over the last two decades, and the
growing presence of households in demographic
segments more likely to rent than own, including
younger and older households, immigrant
households and relocating workers. Over the
next decade, the aging population will create

a 50 percent increase in households headed

by individuals over aged 45 while an additional
5,400 new workers will be needed, creating
strong future demand for this type of product.
Cowntown's current residential mix is roughly
evenly split between owner cccupied and rental
housing, with a vast majority of units built prior to
1240, Although these units represent a unique and
distinclive residential opfion for downtown, overadll
unit growth has not kept poce with changes in
population over the past half-century.

Global Trends Impacting Downtowns

Although Sheboygan is classified as the center
of a Micropolitan region by the US Census, its
sconomy is impacted by larger trends at the
regional, state and national level. A number of
these frends, including demogrophic and lifesivie
chonges and the rise of global competition

for custormers and talent are likely to influence
sheboygan's local market over the coming
decades. This Plan accommodates these larger
trends and local market demands, creating
opportunities for Harbor Cenfre to grow and
evolve in ways that will maximize future growth
potential. These global trends, compiled by
Pragressive Urban Management Associates and
presented af the kickoff meeting for this plan,
include;

Graph 4.2: Downtown Residential Units by Age
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+  Ernpty nester demand for housing,
healthcare and walkable neighkborhoods.

«  Generation X and Millennial value
preference for 'lifestyle’ elements and
diverse communities,

+  Increasing pressure to recruil, retain and
educate skiled workers in the face of
worker sharfages.

+ Dominance of women in profaessional
occupation, and rse of single households,
both of which create a demand for
professional housing, including secured
aCCess propertias,

Impact of ecommerce and reduced
overall spending by all consumer groups
requires focus on guality, function,
convenience and social opportunities.

«  Riseg in aliernative ransportation use as
a percent of all trips, at the expense of
auvtomalive oriented transportation.

+  Increased need for locally-based solutions
and strategies with declines in federal and
state funding.

+  Bxplosive growth in technology impacting
all facets of life.



Harbor Centre Market Projections

Although Harbor Centre incorporates a numiber
of vacant or under-utilized parcels and confaing
several stubborn storefront vacancies, the district
has not been static, Mare than $45 milion private
dollars have been invested in the district since
2000, including commercial, retail, hospitality
and residential developments. Combined,

this investment has improved the downtown
character, generated additional daytime and
tourism activity, and filed several market gaps in
the district, These developments have included
notable projects such as the Nemschoff Building,
the Grandstay Hotel, and senior apartments, as
well as Blue Harbor Resort and associated South
Fier retail and service businesses, Moving forward,
there is significant opportunity to grow this level
of activity through implementation of strategic
recommendations in this plan.

A baseling market share was calculated for
Harbor Centre to determine a market-supported
level of future development. Graph 4.3 indicates
Harbor Centre's share of the City's overall activity
for a number of industry sectors. A number

of forecasts were used. Although the market
supported figures assume that Harlbor Centre
retains its market share In each of the categories,
the recommendations are designed to foster a
balonced sconomy with relatively equal market
share of residents, employees and retail offerings.
This will require an increase in residential units and
professional space while also sustaining growth
and activity in the retail and hospitality sectors,
Benchmarks developed for the BID to frack
activity (provided in Chapter 7) provide o 10-
year plan for increasing the market share of retail
sales and residents to 12 percent of City fotals,
which will provide greater parity with downtown
property value and employment markets.

A future market projection for 10 years of

markel supportable growth in residential units,
professional and office space, and retail square
footage was developed for the BID, Information
for these projections was derived using
employment and industry projections from EMSI,
population growth projections, and demographic
and consumer spending projections from Claritas.
Information was further refined based on historic
frends at the local level. These projections,
discussed in more detail below, support an
additional 178,000 square feet of office or
professional space, 374 residential units, and
65,000 square feet of refail space over the next
ten years. Although new apartment construction

Graph 4.3: Harbor Centre Market Share of City
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and retail space will need to be absorbed before
new consfruction activity is waranted.,

Eesidential Growth Projections

Residential growth projections for Harbaor Centre
benefit not only from continued population
growth in the City and County, but also fo

the larger demographic shift which increases
the preference tor rental and multifarmily
housing options over traditional single family
developrment, The 374 units projected to be
supported within Harbor Cenidre is based on the
fallowing factars: 80 units required to achieve
equilibrivm vacancy of 5 percent in current
rmarket, 200 percent increase in households
headed by individuals under age 30 or over
age 45, which have the strongest preference for
rental howsing (63 unils), strong workforce growth
projections for downtown, of which ten percent
can be expecied to live downtown (53 units),
and Harbor Centre's continued ability fo attract
its market share of 12 percent of new residential
households formed in the City over the next ten
years | 180 units),

Retal Growth Projections

Retail spending growlth projections are based
on several factors. These include: anticipated
consumer household spending growth of

2.6 percent annudlly (projected by Claritas)
and increased demand from residential and

could begin immediately, existing vacant office



ammoyrment growth prejections (al curant
capture rates), The growth In consuimer spenaing
ctone genarates 1.1 milkon aver fen yeoars,
whils the growth in spending demand from an
expanding City population [2,248 new rasidents
in 10 yvears according 1o ESRI) generates 33.7
rillion, Growih i downtown residential and
warkforce populations, which tend to spend
grealer percontage of theirincome in downltoen,
will generate $2.8 milion in demang PR5000 per
household and 320 per wesk per worker, Besed
2n IZ5C research). This combinad $46.5 milion in
aensumer demand would support 4,000 squars
feet af current avercge sarmings, Howsver,

this projecticn anticipotes that oer square oot
sales will 'noreass 0 G aotional averages of F180
er square foot, reducing the recommendad
newy construction io 358,000 of new retall soace
in Howlzor Centre. This average cssumss o mix

of higher grossing regional chain stores aned
indeperdent incal shogs,

Offce Growth Projectiong

Harbor Cantre currenily containg businesses
amploying roughly 12 percent of oll Sheboygan
workers, According lo EMSHprojections,

aver the naxt ten years, industries which arg
oppropiale for o downtown envirorsneant gre
expacted o grow by 4.2 poercant in the City,
whiler manubashuring, fransportabon and other
non-urbaan professions o expected to remain
stagnent i terms of hirng, Within the growth
industries, approximotely 8.17% waorkars ara
axpectad to be employed in the Ciby in secthors
which ulilize office fype envircnments. Althaugh
b thirds of thess workess will be required

o repdace retinng employees. saveral local
inglustry sechors are anbcipated to see confinued
arowth and expansion, This is o positive {actor
for downtown, o8 professional and sarvice firms
tend o orefer wbon envirenmerts, in cordrast
to rmanufaciwing uses. The Harbor Centre's
marke! share of these employess is 892 waorkers.
Given today’s average spoce ratie of 150-

200 sopunre feet par employes, aporoxiataly
134,000- 178,000 square feet of office space

will e needsd o support this growth, One
caveat to this projecticon for Sheboygan is e
frendency of growth bo ocour within o law kirge
employers which nove badiionolly focused an
carmpus-ofiented growth, B moay bae nacassary to
recrlit one o more larger employes b kboote
headquarters or select carnpordte divisians within
Horbsaor Cenfre for the araa to attractits share of
professional empioymend groweth,







ﬂ Streetscape & Urban Design Assessment

As a central hube for local and visitor activity,
Harbor Centre should be accessible and easy to
navigate vio a variety of fransportation modes.
The length of the district (approximately one

mile from Indiana Avenue to Michigan Avenue)
and limitations presented by the Sheboygan
River makes navigation more challenging for
thase unfamiliar with the district, increasing the
importance of wayfinding signage, streetscaping.
and landmarks.

Urban Design

Several distinctive architectural styles are present
in Harbor Centre, ranging from late 19th cantury
and early 20th century historic sfructures along
8th Street to the nautical-inspired Riverfront

and South Pier areas. Side streets in the district
include more contemporary residential and
commercial architecture. Although several
historic neighborhood districts and a historic
church district exist adjocent to downtown, there
are no commercial historic districts in Sheboygan,
The presence of newer infill development along
the corridor limits the City's ability to create

a configuous historic district along 8th Street
based on the percentage of non-contributing
buildings. Mewer 8th Street developrment includes
mid-century developments such os the US Bank
building and newer buildings which adhere more
closely to raditional development styles,

There are several blocks or combinations of blocks
within Harbor Centre which feature properties with
limited aesthetic appeal, whether as a result of
vacancy, deferred maintenance, incompatitility
with adjacent historic structures, or storefront
treatments which limit interaction between the
street and the building. The presence of clusters of
buildings that have not been maintained or were
poorly designed with respect to the public realm
can limit pedestrian activity, resulting in diminished
economic activity in certain areas of downtown,

Previcus planning initiatives have developed
comprehensive design guidelines which regulate
property improvements and new development
styles within the Riverfront and South Pier areas,
However, no similar design regulations exist for - .
the 8th Street conidor, which has resulted in Architectural styles along 8th Street range from hisforic

some property updates which detract from the to-contemporary. offen on ihe same block.
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traditional downtown pedestrian experience.
Mewer developments that have failed to reach
their full potential due to a lack of holistic
consideration of issues such as density and
parking also limit the potential for redevelopment
and may discourage potential developers.
Althaugh the City has a robust design assistance
and fagade improvement program, utiization
of the program has been limited, and additional
tocls are necessary to preserve and restore
remaining historic structures while promating
qudlity design on available infill sites.

Vehicular Connecfions

As presented in the location and context
discussion in Chapter 2, Ere Avenue and Indiana
Avenue represent the major points of entry info
Harbor Centre, with an additional River crossing
at Pennsylvania Avenue, Because of the riverfront
and lakeshare, virtually all visitors wha do not live
in adjocent neighborhoods to the North will enter
via one of these major entrance conidors. The
City has invested in vehicular wayfinding signage
which directs visitors to downtown, Harbor Centre
and several destinations within Harbor Centre
including South Pier, Riverfront, the Marina and
other Lakeshore amenilies. This signage extends
inte the Harbor Centre area, where additional
signage directs visitors to public parking, City Hall
and other public amenities. With the exception
of several fransition areas between one-way

and two-way traffic and a non-traditional
roundabout layout at the intersection of 8th
Street and Indiana Avenue, vehicular access and
connectivity is generally sfrong for visitors fraveling
to or through Harbor Centre,

Farking

Within Horlzor Centre, all commercial coridors
have affordable metered on-street parking, and
additional parking is available in several public
lots along 7th and 91h Streets. Many business
owners alluded to a perceived parking issue. in
which customers felt there was a lack of parking if
they were unable to park in front of their intended
destination. Parking lof utilization rates and
revenues suggest that there are several under-
utiized lofs clong the coridor, which present
redevelopment opportunities in themselves or
may be used to meet parking demand as nearby
properties redevelop,

AVENUE

< Downtown
=> Riverfront
1 North Beach
= South Pier
- South Beach

e

Existing wayfinding signage.

Map 5.1: Existing Surface Parking
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8th Street comdor is used 0s suface parking lots

{highlighted in orange above).




Pedestrian and Bicycle Connectlions

Although a number of attractions within Harbbor
Centre attract sizeable visitor fraffic, few of these
destinations are located in proximity 1o one
another, as shown in Map 5.0. The one-quarter
mile radius depicted on the map represents the
distance generdlly considered o be comfortably
walkable for most pedestrians. Destinations further
than cne-quarter mile are generally not visible
and require greater commitment, Encouraging
trips of greater distance can be accomplished
through an emphasis on wayfinding, visual
landmarks, an engaging streetscape, and cross
marketing between destinations and businesses,

Streefscape

sheboygan has made a number of pasitive
investments in streetscape amenities. Street

trees, decorative light poles, sireet furniture and
decorafive sidewalk freatments are present
throughaout a majority of downtown, and
pedestrian amenities such as marked crosswalks,
pedesfrian signals and curt bump outs are also
present in many areas, especially along 8th
Street. However, there are some blocks or groups
of blocks that lack this level of streetscaping.
Several of these blocks represent key connections
between individual activity centers in the district,
such as:

The stretch of 8th Street from the River to
Virginia Avenue, which is a key gateway
area from the south;

= Portions of Virginia Avenue, Pennsylvania
Avenue and § Franklin Avenue connecling
to Riverfront Drive;

« New York and Niagara Avenues connecting
&th Streef to the Grandstay Hotfel, John
Michoel Kahler Art Center and infill
residential.

Introducing commaon streetscape elements

intfo these blocks would reinforce the sense that
these streets also contain or lead o popular
destinations. The addition of bike lanas, bump
outs, terrace paving/planters, and street furniture
in these areas would help draw pedestrian

traffic throughout the downtown, Diversity in
streetscaping could also help generate a sense
of place and assist in wayfinding throughout
downtown, The length of the 8th Street comidor in
particular lends itself to some specialization, which
can help prevent mental fatigue and encourage
pedestrians to explore more of the area than
they may otherwise. Streetscape enhancements,
district divisions and themes are discussed

inconsistent levels of sfreefscaping throughout the
district moke some areos feel less inviting fhan others.
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further in Chapter 7, Strategic Map 5.2: Bicycle Facilities
kRecommendations, and Chapter 8, T — T R M
Design Guidelines, Sanlind Ly ug £ . o

Bicycle Connections R i
Several regional bike networks S v Byl
connect through downtown e —
Sheboygan. The designated bike : e |
routes are located on 7th and ' et :

2th Streets through the heart of
downfown, crossing the river via

a shared use lane on 8th Street.
Pennsylvania Avenue is signed qs

the East-West connection, and a
dedicated bicycle/ pedestrian bridge
is currently under construction across
the river near this location. Bicycles are g ; :
also allowed on the Lake Michigan : : {
shoreling trails, The City has installed

a number of single loop bike racks in
cnd around downtown, but the small
size and limited nature of these racks
do not make them highly visible to
cyclists, Visitors unfamiliar with the City
would likely need to search out these
racks as they near their destination.
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Improved faciifies for bicycles will encouroge more young people
ond families to explore downtown,






ﬂ Harbor Centre Vision (5 Master Plan

This chapter elaborates on the elemeants of the
Harbor Centre Vision and introduces the three
rajor Master Plan elements which will achieve
this vision. Together, these two items provide the
framework for future implementation efforts,

Vision

In order to establish a set of strategic
recommendations and program of work for
the BID, it is critical that a common vision be
established which will cllow the BID and City

to easily convey the future of Harbor Centre,
This vision will be achieved by the succeassful
implementation of the Plan, Drawing on market
analysis o uncover unique strengths and public
input to pricrifize outcames, the following vision
staternent was established for the Harbor Cenfre,

Harbor Centre will be:

*  Economically Prosperous: Retaining and
aftracting businesses, jobs, investment and
economic growth will create additional
market opportunities in the district.

»  Vibrant: Mew residential options create an
active 24-hour community and support
expanded retail, arts, culture, food and
service offerings.

= [rviting: Well-preserved and restored
histeric buildings, complementary new
development and attractive public spaces
attract visitors.

»  Connected: Residents and visitors find
Horbor Centre easy fo navigate and are
aware of events, activities and businesses
available within the district,

This vision will lead to a more cohesive,
connected and vilrant district which attracts,
retains, and rewards visitors with o wide variety of
amenities and atractions. The succeass of the Plan
will ultimately come through a coordinated effort
which addresses opportunities and challenges
facing both individual blocks and the district

as a whole. Providing unique and interesting
activities and destinations at locations throughout
Harbor Centre will promote diversity, increase
opportunities to reach new populations and
provide for a greater variety of residential and
business oplions.

Master Plan

The Master Plan identifies specific transformational
opportunities and strategic activities which,
together, will have a measurable and visual
impact on the lock and feel of Harbor Centre,
as well as on the economic opportunifies
avdilabie fo its businesses and property

owners. The Master Plan recommends various
organizational changes, physical improvements,
strategic partnerships and focused marketing
and outreach efforts for the BID, City and other
partners in order to achieve the Harbor Centre
Wision.

Map &.0 ilustrates the geographic relationship
between individual Master Plan elements,
Although individual strategies may emphasize
individual properties or nodes within Harbor
Centre, the Plan as a whole maximizes the
opportunities within individual districts to create
o stronger overall downtown economy. Chapter
7 expands on complementary strategies and
action items which are recommended for the
Harbor Centre,

Elements illustrated on the map include the
following categories:

*  Maojor Destinations and traffic generators
that represent current and future activity
centers.

*  Redevelopment sites which present
opportunities for market-supported infill and
private investment,

«  Primary connections and circulation routes
for vehicular and alternative transportation

= fFuture locations of gateway featuras,
streetscape enhancements and roadway
connections to connect and unify Harbor
Centre elements,
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Map 6.0: Harbor Centre Master Plan Elements
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FPublic Support and Engagement

The Master Plan was developed with significant
public input. Elements included in the Vision and
Core Elerments reflect the priorities of stakeholders
and parficipants. Although the BID will serve as a
lead entity for much of the Plan iImplementation,
together with the City, Chamber and other civic
partners, it is important that individuals, businesses
and other groups have a role in developing and
supporting the Master Flan efforts,

Over the course of the Master Flanning process,
parficipants were asked fo identify their top
priorities for the future of Harbor Cenire,
Althoughn responsas were received from g wide
variety of individuals, the top three priorities
were identified by at least three of the major
age groups, as illustrated on the graphic
below. Increased downtown housing, the most
popular improvement overall (favored by 68%
of respondents) was only o top three priority for
older adults,

Figure 6.0: Harbor Centre Priorities: Survey Responses
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These priorities, especially building restoration,
business expansion and housing, feature
prominently in the Master Plan. Although the

plan does not recommend significant additional
retail square footage, it does introduce o number
of strategies to enhance and connect existing
retailers, and to increase the number of storefrants
featuring active and pedestian-oriented
businesses and facade freatments.
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